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Foreword

This analysis has been prepared for the assistance
and guidance of the Federat Housing Adminlstratlon
in its operations. The facEual information, find-
ings, and concluglona may be useful also to build-
ers, mortgagees, and othereconcerned with locat
housing probleme and trends. The analyels does not
purport to make determinatlon6 rrith respegt to Ehe
accept,abiltty of any partlcular mortgage lnsurance
proposals that may be under conslderatlon ln the
subject locality.

Ttre factual framework for thia analysis was devel-
oped by the Fleld Market Analysis Service as thor-
oughly as posslble on the basls of lnformatlon
avallable on the rras ofrr date from both loca1 and
national sources. 0f course, estimates and judg-
ment6 made on the bas'ls of informatlon available
on the tras ofrr date may be modlfled coneiderably
by subeequent market developments.

The prospectlve demand or occupancy potentlals ex-
pressed in the analysls are based upon an evalua-
tlon of the facEors available on Ehe t'as oftt date.
They cannot be construed as:forecasts of bulldtng
actlviEyi rather, they express the prospective
housing production which would malntaln a reason-
abte balance i.n demand-supply relatlonshlps under
condlt{ons analyzed for the rras ofrr date.

Department of Houelng and Urban Development
i:,' . Federal Houslng Admlnletratlon

Fiel.d Market Analysls Servlce
t{ashlngtoD , D. C.



FHA HOUSING MARKET ANALYSIS . WORCESTER. MASSACHUSETTS
AS OF FEBRUARY 1. L97O

The Worcester, Massachusetts, Housing Market Area (HMA), con-

sisting of one city and 21 towns, lles wlthin lJorcester County and

is coextensive with the worcester, Massachusett$ standard Metro-

politan Statistical Area as defined by the Bureau of the Budget.

The central city is lJorcester which is located about 4o miles west

of Boston and 4O miles northwest of Provldence, Rhode Island. In

February 1970, the HMA had a popularion of about 35311OO people.

The economy of Ehe HMA is dominated by the manufacturing of
durable goods, with the fabricat.ed metals and machinery industries as
the maln sources of industrial jobs. Since 1960, the average level
of manufacturing emplolment, has varied from year to year, but the
overall trend has been downward. Job losses in manufact.urlng have
been offset by gains ln nonmanufacturing ernployment. populatlon
and household growth, along wlth a large number of demolltlons
and the movement to the area of famllles employed in the Boston
area, have resulted in increased demand for houslng" However,
building activity, particularly multifamiry construcEion, has not
been able to meet this demand, and vacancy rates in the HllA are low.

Anticioated Housine Demand

Based on projections of household growth and on anticipated
losses to the housing inventory, it is estimated that there will
be an average annual demand for l16o0 additional housing units
in the HMA from February 1, 1970 ro February l, 1972. Afrer con-
sideration of current housing market factors such as acceptable
levels of vacancy, construction volume, and shift in tenure from
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renter to owner, it ls judged that the rnost favorable rnarket. bal-
ance r,vould be achieved by the construction of 785 single-family
houses and 815 units in multifamily structures. DistribuEion6
of demand for single-family houses by price classes and of multi-
fanily units by gross monEhly rents and unit sizes are shown in
table I.

The demand estimate of 815 mulEifamily units is smaller than
the number of units authorized in 1969, but it is significantly
larger than the number for each year preceding 1969. As in L969,
nost of the multifamlly demand is expected Eo be centered in
Westborough, which is attracting as resident.s, commuters to areas
outside the HMA. Although the projected demand for multifamily
units is substantially less than the number of units authorized
tn 1969, absorption should be noted carefully to assure that the
new units are continuing to attract families who are employed
ouEside the HMA.

Occupancy Potentlal for Subsidized Housins

Federal assistance in flnancing costs for new housing for low-
or moderate-lncome families may be provided Ehrough four different
programs administered by FIIA: monthly rent-supplement pa)ments,
principally 1n rental projects flnanced with market-lnterest- rate
rprtgages lnsured under Section 221(d) (3) ; partlal payment for 1n-
Eerest for home mortgages lnsured prlmarily under Section 235;
parEial pa)ment for Lnterest for project mortgages insured under
Section 236; and belovl-market-lnterest-rate flnancing for project.
rrcrtgages insured under Section 221(d) (3).

Household etigibtllty for federal subsidy programs is deter-
mined primarily by evidence that household or family income is
below established limits. Some families may be alternatively
eligible for assistance under one or more of these prog,r€rms or
under other assistance programs using federal or state support.
Since the potential for each prograrn is estimated separately,
there is no attempt to eliminate the overlaps €unong progr€rm esti-
mates. Accordingly, the occupancy potentialsdiscussed for vari.ous
programs are not additive. Furtherrnore, future approvals under
each program should take into account any intervening approvals
under otlrer prograns which serve the same requirements. The po-
tentialsr/ discussed ln the fotlowing paragraphs reflect estimates

Ll The occupancy potentials referred to in this analysis are de-
pendent upon the capacity of the market in view of exisEing

'vacancy strength or weakness. The successful attainment of the
calculated markeE for subsidized housing may well depend upon
construction in suiEable accessible locations, as well as upon
the distribution_of renEs and sales prices over the conplete
range attalnable for housing under the specifted programa.
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unadjusted for housing which might be provided under alternative
FHA or other programs.

The annual occupancy potentials discussed below are based
upon l97O incomes, on the occupancy of substandard housing, on
estimates of the elderly population, on February 1, 1970 income
Iimits, and on available market experience.l/ The occupancy
pot,entials by size of units required are shown in table II.

Section 22LG) (3) BMIR . To date one Section 221(d) (3) proj-
ect totaltng 2OO units has been produced ln the HI'IA; the unit,s
were readily absorbed and full occupancy has been the rule. If
federal funds are availablq about 360 units for famiiies and
175 units for elderly households could be absorbed annually.
ApproxlmaLely 75 percent of the ellglble famllies and 8O percent
of the elderly households also quaLlfy for housing under Section
236.

Rent-Supplement. Under the rent-su pplement progranr there
is an annual occupancy potential for approximately 275 units
for families and 545 units for elderly couples and individuals.
About five percent of the families and thirty percent of the
elderly households qualtfying for rent supplements also are
eligible for Section 236 housing, and all those qualifying for
rent supplements qualify for public housing. About 46O units
of public housing for the elderly are under construction. These
units under construction reduce the first year potential for
elderly households to about 85 units.

Section 235. Sales Housine . Sales housing can be provided
for low- and moderate-income families under provisions of Section
235, Using exception income limits, there is an occupancy poten-
tial for about 43O units annually, With regular income limits,
the potential would be about 95 percent of the number shown abo'ye.
Alt of the families included in the potentlal for Section 235 are
eligible for housing under Sectlon 236, and vice .,rersa, but the
tI^Io are not addltlve.

Sec n 236 Renta1 Housi . Under Section 236, the annual
occupancy potentialr using exception income limits, is estim;eEed
to be 43o units for families and 2Io units for elderly households.
If regular income limits are used, Ehe occupancy potential for

L/ Families with incomes inadequate to purchase or rent nonsubsidized
housing are eligible for one form or another of subsidized hous-
ing; however, litt1e or no housing has been provided under some
of the subsidized programs, and absorption rates remain to be tested.
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familles would be about 95 pcrrcent of that number and Lhe F)ten-tjal for cldcrly wr:uld be loo percent of that numbt,r. About 25
percent of the famllles ancl 75 percent of the elclerLy households
qualifying under Sectlon 236 also can qualify for the renr-
supplement program. A11 farnilies eligible for secrion 236 hous-
ing are eligible under Section 235, and vice versa, but the t$,o
are not additive.

The Sales Market

The markeE for new and existing sales hor-1sing was sound in
February 197o. Buildersr inventories rdere small, the homeowner
vacancy rate was o.8 percent, and the majority of used homes
were selling after short periods of market exposure. Although
single-family construction in 1969 declined from the Ievel
maintained between 1965 and 1968, demand-supply balance was
sustained.

until recently, most single-farnily houses were built spec-
ulatively, but currently the majority of homes are built on a
contract basis. The tightened money market and higher interest
rates have affected all segments of r-he sales uarket. The city
of worcester has higher land costs and taxes than the rest of
the Hl"lA. Partly for that reason, construction of single-farnily
houses in the city has decreased yearLy since 1962; by 1969 less
than 12 percent of the annuar production of single-famiry houses
in the HMA occurred in Worcester.

Home building has been concentrated in the towns of Holden,
shrewsburlr and westborough. Homes in shrewsbury and westborough
generally are prlced over $3orooo. Most homes in Holden are less
expensive and sell in the range of $24,OOO-$:OrOOO. Other active
areas in the HMA have been Auburn, Millbury, and Northborough.

The Rental Market

The market for rental housing in the lrlorcester HI'IA was tight
as of February 1, 1970, as evidenced by the renEal vacanc,y rate
of 2.5 percent. since the volume of multifarntly construct.ion was
not large during most of the 1960rs, the majority of the rental
units are still in trthree deckerrr structures in the city of
Worcester. Built during the early 19OOts, many of these units
are substandard and are located in less deslrable parts of the
eity. A large portion of the rental vacancies are in this type
of unit.
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The most successful units have been newer apartments with
rents of $15o ro $17o for a one-bedroom unir and glgo to $2oofor a two-bedroom apartment; few vacancies exist in these aparr-
ments. Luxury apartment projects have not done as weli, however.
Tr^io luxury projects in worcester with rents in the range of $3I5to $325 for tv'ro bedrooms had slow rent-ups and seldom have had
loo percent. occupancy. Duplexes and apartments with three or
more bedrooms in converted single-family houses have been pop-
ular with families because of the scarcity of single-family hor"."
for rent and the small number of apartment projects containing
units larger than tro bedrooms.

when an interchange for rnterstaEe 495 opened in January
1969, the focus of apartment construction shifted from worcesterto westborough. This interchange provides the residents of
westborough with fast and easy access to downtown Boston. About
875 units were authorized in 1969 in westborough, primarily with
the expectation of attracting people who work in Boston. The
units eompleted thus far have had no difficulty in renting. Thetypical rent for a tr,ilc-bedroom apartment in these units i- gzoo,
including utilities.

Econo mic. Demopraohi c. and Housi no Factors

Eco-nom{c Factors. Nonagricultural wage and salary gnplorrnnent
during the first eleven months of 1969 aveiaged l3or2oo l;b", ".increase of 2rloo over the same time period in 196s. For the 1960-
1968 period, the average annuar increase was rr75o jobs. During
this nine-year period, however, employment fluctuated; employnrent
decreased by 2r7oo berween t962 and 1963 and by loo berween 1967
and 1968, while in 1965 and 1966 rhe number of new jobs increased
by 3r9OO and 5r5OO respectively.

Since 1960, the employment trend in manufacturing has been
downward, with the number of jobs decreasing by 31600. Losses
have occurred mainly in the primary metalsr-machinery, and t.extile
industries. Several industries have had increased emplo)ment,
however, with the largest gains taking place in the fabricated
metals industry and the t'other durables, category. About lr4oojobs have been added in fabricated metals and the nother durables,,
category increased by approximately Ir5oo jobs. Employment inrrother durablesrr mainly consisEs of firms manufacturing abrasives,including the largest employer in the HMA. The principal reasonfor the increase in tother durablesrr was the openi.,g oi an elec-
tronics firm in 1966.
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In contrast to t.he employment trend in manufacEuring between
196O and 1968, nonmanufacturlng employment has increased by about
L7 r2OO jobs, or an annual average increase of- 2rt5O. Although
there have been emplolmrent gains every year since 1961, increases
were greatest from 1964 through 1967, when employmenE gains aver-
aged 2r9OO annually. The largest gains were in the trade and
service industries, buE the other nonmanufacturing industries
also added jobs.

For the t!'D-year forecast period ending February 1, L972,
it is anticipated that nonagricultural wage and salary employment
will increase by lr7OO jobs each year. A11 of the new employment
is expected to be in nonmanufacEuring employmenE. Trade will
account for a large portlon of the growth because several new
stores are scheduled to open during the forecast period. Com-
pletion of the Unlversity of Massachusetts Medlcal School and
Hospital will cause a sizeable lncrease in goverrunent employment.

As of February 1, 1970, the median @me, after deduction
of federal income tax, of al I families in the l'/orcester H].lA was
$8r9OO and the median after-tax income of tvx>- or more-person
renter ilouseholds hras $7,SOO. The median annual income in 1959
for all farrilies and for renter households was $51625 and $4r75O,
respectively. Table IV contains distributions of all families
and renter households by annual income classes for 1959 and 1970.

Demographic Factors. The population of the Worcester HMA
reached 353rIOO in February 1970, reflecting an annual average
increase of 2r45O people since 1960. Population growth r^,as con-
centrated in the area outside of the city of WorcesEer as families
continued to migrate from the city to the suburbs (see table V).
In spite of ouE-migration and a reduction in the residenE birth
rate, there eras a slight increase in the population of the ciEy
of llorcester" This increase, however, hras a result of a rise
in the nonhousehold population, in particular the studenE pop-
ulation in eight colleges, including Holy Cross, Clark Univer-
siEy and Worcester Polytechnic Institute. Based on the employ-
ment forecast, Ehe prospect of an increase in out-commutation,
and the stabllization of blrth rates, it is expected that the pop-
ulation of the HMA wiII increase by 3r55O annually between Feb-
ruary 1970 and February 1972.

There were about 1O4, 5OO households in the HMA as of February
1, 1970, including 57r35O in the city of Worcester and 47r15O in
the remainder of the HMA. This total represents an average in-
crease of 84O households a year. Household growth is expected to
parallel population expansion during the forecast period; it is
anticipaEed that the number of households will grow by lrO5O each
year"
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Housing FacEors. The housing inventory of the Worcester
HMA Lotaled 1O816'OO unite on February 1, 19691 an increase of
approximately 7rO5O slnce 196O. The net gain was the result of
the addition of about l2r2{J.:_ new units and the loss of 5r15O
units through demolitions and other causes.

As of February l, 1970, there were 1p53O housing units under
const.ruct.ion in the HMA , including 24O slngle-family houses and
Ir29O multifamily units. 0f the multifamily uniEs under con-
struction, 460 are public housing units designed for the elderly
in the cit.y of Worcester. Multifamily construction activity is
concentrated in the eity of Worcester and in Westborough, with
the number of unlts under constructlon almost evenly divided
between the two.

The volume of private residential building activityt ,as meas-
ured by building permits, fluctuated in the t96O decade.r/ From
a low of 893 units authorized in L964, construction activity in-
creased each year so that ln the peak year of 1969 a total of
2r3O7 units were authorized. The number of slngle-family units
authorized remalned f,airly stable, ranging from a high of 887 ln
1961 to a low of 74L in 1969, but the multifamily total varied
from 144 in 1964 ro 11566 in L969. From 196O to 1967, rhe number
of multifamily units authorized each year did not exceed 3OO; in
1967 authorization lncreased to 343, concinued at abouc t.he same
level in 1968 and reached a peak of 1,566 in 1969 (see table VlI).

until 1969, the only area which consisEently issued over 50
multifamily building permits a year was the city of worcester.
The rest of the authorizations were scattered throughout the HI,IA.
However, this situation changed in 1969 when west.borough author-
ized 875 units and Shrewsbury permitted 98. In that year, the
city of Worcester authorized 479 multlfamily unit.s, the largest
number authorized by the ciEy durlng the 1960-1969 period. Single-
family construction has been concentrated outslde the ci.ty of
I.Iorcester. rn lrlorcester city, the number of single-farnily houses
authorized has decreased every year since L962.

There were 11625 available vacant units in the HI.{A on Feb-
ruary 1, t97o. 0f these vacant units" 5oo were available for sale
and 1r125 were available for rent, representing homeowner and
rental vacancy rates of o.8 percenl- and 2.5 percent, respectively.
The vacancy rates have decreased since 1960, when the homeowner
vacancy rate was o.9 percent and the rental vacancy rate was 4.3
percent (see tabtre VI). .

L/ Virtually all residential construction is covered
permits.

by building



Table I

Estimated Annual Demand For New Unassisted Housins
Worcester. MaesachuseEt s- Housins Market Area

Februa-rv I. l97o-Februarv 1. 1972

(A) SlneIe-fami Iv Houses

Sales price

Under $2O'OOO
$2O,OOO - 22,499

22,5OO - 241999
25,OOO - 291999
30,OOO - 341999
35'OOO and over

TotaI

(B) Multifanil ts

Gross
nonthly rentsl/

Number
of units

Percent
of total

165
190
130
170

80
50

785

2T

24
l6
22
lo

7
100

Under $140
$r4o - 159
160 - r79
180 - 199
200 - 219
220 - 239
zrc - 279
28O and over

Total

Efficiency

20
15

5

0ne
bedroom

11;
130

65
15

:

330

Two
bedrooms

Three or more
bedrooms

20
20
15
to
65

17;
115

60
25
10

380tD

al Gross rent is shelter rent plus the cost of utilities.



Table 1I

Estinat.el Annuar o-:=cunanc, Pot"ntial for substdlz"d Housi-u
Wo rces ter.' Fae eachuset t s . Houal na MartaE-A;;a-

Febnrary l97O-Februarv 1972

A. Subsldi Sales Houslnp. tlon 235

Famll sLze

Four persons or less
Five persona or npre

Total

Nunber of unitsg/

265
t65
4n

B. Prlvatelv- nanced Subaldlzed Houslne

Unit size

Efficiency
One bedroom
Trc bedrooms
Three bedrooms
Four bedrooms or nore

Total

Rent-supplement
Fanllies Elderlv

400
L45

Sectlon 236
Eaqilies Elderlv

4;
10
70
50

1

;
195
140

55

110
1m

275 s45 430 210

gl A11 of the families ellgible for Section 235 houslng are eliglble also for
the Section 236 Progrnm, and vice versa, but the trrc are not additlve;
about 75 percent are eligible for Sectlon 22L(d) (3) B[1IR houslng.



Table III

Trend of Nonagricultural Wage and Salary &nployment bv Industrv
Worcester, MassachusetEs, Housing Market Area

1960-1969
(Annual averages in thousands)

I 960
Jan. -Nov.

Components

Total nonag. \.rage & sal . employ.

Manufacturing
Durable goods

Primary met.al s
Fabricated metals
Machinery (exc. e1ect.)
0ther durables

Nondurable goods
Textile mill products
Leather & leather products
Other nondurables

NonmanufacEuri ng
Contract construction
Wholesale & retall trade
Trans., comm., & utilities
Fin., ins., & real estate
Service, misc., mining
Government

rr4.5

52.L
34.5

L961

tL4,7

50.7
33. I

L962

117.3

51 .5
33. 9

1963

114.6

41.5

1964

r16.7

4l.o

1 965

t20.6

49.2

2

2

L966

t26.L

51.2

1967

t28.4

50. 5

I 968

L28.3

48.7
32.5

I 968

128. 1

48.7
32.5
6.5
6.7

10.o
oa

t6.2
2.L
2.6

11.5

I 969

130.2

48.5
3l.o 3l .1 32.6 34. I34.4

6.7
6.7

L2.6
8,4

16.8

32.8
6.3
6.8
o?

lo.o
15.8
I.9
2.5

11.3

7.
5.

13.
8.

7.
q

12.
o

3.1
3.4

11.1

62.4
4.L

20.4
4.4
5.3

L4,7
r3.5

5
4
I
5
6

7
5

L2
8

t7

J
2

3
3
6

64.o
4.3

20.9
4,3
5.3

15.4
13.8

2

5
I
I
6

5
2

7
2

6

6

6

l2
7

t6

3
8
8
2

5

22
5
5

I8.
t4.

5
8
9
2
4

5

3
4
4
0

6. t+

5.7
ll.7
7.3

16.5

6.
5.

11.
7.

5.2
24.8
6.2
6.5

2t.L
15.6

6.9
7.o

11.3
8.9

t6.4

5.O
24.4
6.2
b. J

20. 3
L5.7

6.4
6.7

IO.O
9.3

L6.2
2.1
2.7

1r .5

79.6
5.2

24.9
6,2
6.5

2t.L
r5.7

r5L7L7
4
7

5

8
4
4

,
J

I

77 .974.'971,4
4.6

65.8
4.2

2.8
3.3

l1 .5

2L
4
5

I6
t4

2.7
2.5

1r.3

69. r
4.6

22.1

5.8
L7 .7
t4.2

2.7
2.7

I1.I

2.4
2.8

11.6

2.2
2.7

11 .5

67,r
4.2

2t.7
4.3
5.6

r7.o
t4,3

4
23

5
6

19
15

8
3

9
1

4
4

79.3 8l .7
(2

25.4
6.5
6.8

2t.9
15.9

Note: Subtotals may not add to toEals due to rounding.

Source: Massachusetts Division of &rployment Securit.y.



Table IV

EeLlmated PercenLage Dletrlbutlon of All Famllles and Renter Household€/
Bv Annual Income After Deduction of Federal Income Tax

Uorcester. Ilassachueet s. Housinc Market Area
1959 and 1970

1959re
families household

L97o
Annual
income

A11
famll ies

11
10

8
T7
10
14

100

$8r 9OO

Renter
household

13
lo
9

r4
I
4

100

$7,5oo

Under
$3,OOO

4rOOO
5'OOO
6'OOO

9
6
7
9

11

5
4
6
6
9

ooo
999
999
999
999

$s
3
4
5
6

7
5
2
2
I
t

100

9
7
4
7
2
3

loo

L4
10
15
L7
l2

20
L4
20
15
t2

T'OOO - 7 1999
8,O@ - 9,999
9'OOO - 91999

IO,OOO - L2,499
12,5OO - L4r999
l5rOOO and over

Total

Median

al Excludes one-person renter households.

Source: Estinated by Houslng Market Analyst.

$4,75o$5,625
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Table V

Po tion and ehold Trends
ester. Massac husetts. Housins Market Area

Apri I 1960 to February 1972

Component

Population

HMA total
Worcester City
Remainder of HMA

Households

Hl,lA total
Worcester City
Remainder of HMA

April I,
1950

328.898
186,587
t42,3lL

96,2L7
56,7O8
39,5Og

February 1,
L970

353. IOO
186r850
166,25O

104,5OO
57,35O
47,LsO

February 1,
1972

360,2OO
187r150
173,O5O

106,600
57 rt6
49 12m-

Annual average change
1960-1970 r97C-L972

2.4fi
25

21425

840
65

775

3,550
150

3,4OO

1.O50
25

L rA25

sources: 196O Censuses of Population and Housing; l97o and 1972 estimated by Housing Market Analyst.



Table VI

Houelnc Invento ry Trends
Worcester. Maseachuse tts. Houslnq Market Area

Aorll 195O- bruarv 197O

Tenure and occupancy
Aprl I
r9@

Total housing supply 101 .551

Occupied houslng units
Owner-occupled

Percent
Renter-occupied t+L 1255

Vacant housing unlts 5. 334

February
1970

108.600

96,2L7
541962

5i.L7"

104.500
61 ,5OO

58.97"
43rOOO

4,1O9

Available vacant
For sale

Honeowner vacancy rate
For rent

Renter vacancy rate

Other vacantg/

21369
519
o.97"

1r85O
4.37"

11625
500
o.97"

1r125
2.57"

21965 2r475

al Includes seasonal units, dllapldated uniEs, unlts sold or rented
awaitlng occupancy, and unlts held off the narket.

Sources: I96O Census of Housing; 197O estimated by Housing Market Analyst.
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Table VII

ns Unl ts Aut,horlzed bv Buildins Permits bv Type of Structure
Worcester - Massachuset,ts. HousinB Market Area

r960-1969

1960 1961 L962 1953 L964 1965 1966 L967 1968 r969
Privately financed units

HIIA total
Single-fanily
Mul tifanily

WorcesEer Cltv
Single-family
Mul tifanlly

Renainder of HMA

Si ngle-fami I y
Multifamily

Rrbliclv fi nced units

HMA total

Sources:

926fr
180

429
268
161

497
478
I9

I,065
887
L78

383
297
86

682
590

92

1,150
851
289

6L6E
27L

534
515
I8

1,112
882
23A

474
309
r6s

573
65

893fr
144

988
814
t74

181
57

7fl
633
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gl Financed by the state of Massachuserts.

U.S. Bureau of the Census, C-4o Construction Reports; Division of Statistics, MassaehusettE
Department of Lebor and Statisrics; and loca1 building inspectors.
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